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Attachment Il

MERRIFIELD SUBURBAN CENTER *LAND UNIT S1,J, AND K
TASK FORCE AND STAFF PROPOSED MODIFICATIONS

Septemberl0, 2019

This document represents the task force recommendation for SSPA-2DI8 Strikethrough
textrepresergdeletions and underlidetextrepreserginsertions into the adopted

Comprehensive Plan for Merrifield Suburban Center, Land Unit I, J, and K guidance as shown in
the staff recommendation shown in the SSPA 201B1S staff report dated August 22, 2019.
Additional modificationsn redfont represent additional changasprovedy the task force on
September 32019.Staff concurs with these recommendations unless an alternative is provided

in a text box.

MODIFY : Fairfax County Comprehensive Plan, 2@dition, Area |, Merrifield Suburban
Center, as amended through July 31, 2018, Recommendations, Land Use, pages 91
98:

SLAND UNIT |

Land Unit |_consisting of three sunits,is comprised of approximately 186 acres and is located
east of 4495, bounded by Lee Highway and Arlington Boulevard (see Figure E&jsting
development consists of residential use in the northern and eastern portion, office and industrial
uses in thesouthern portion and undeveloped land and office in the western portion, abutting |
495. This land unit includes the Holmes Run Environmental Quality CorfitidC) which is
preserved as permanent private open space.

7KLY ODQG XQLW{IV 8dlénhkisioRed HoGrerSdinJtkiélr Ru@réht useswith the
undeveloped portion to infill primarily with officer mixeduse development designed to
strengthen the sea®f community within the land uhititdings Major road improvements such

as theconstruction of Fairview Park Driyéenterchanges with Arlington Boulevard and95,and
intersection improvements at Lee Highway and Arlington Boulevard were completed with the first
phase of development within tHisandubnit.

Guidance for evaluatindevelopment proposals is provided in the Avémle Recommendations
under the Land Use, Urban Design, Transportation, and Public Facilities/Infrastructure sections,
as well as in the following specific swimit recommendations.
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43

44  Sub-Unit I1

45

46  SubUnit I1, which is bounded by Fairview Lake on the east a#@bl on the wests characterized

47 by substantial maturgee stands within and outside of the EQC area. Theisills plannedand

48 approvedfer as anoffice park with use-andsupportretail usesat the baseline levelThe office

49 componentis limited to 1.7 million square feet. The retail and accessory uses are limited to 50,000
50 square feet. Any modification, expansion, and/or reuse of the existing buildings should be
51 consistent witlguidelines for Existing Uses and Buildings under the Akéde Land Use section

52 and any new construction should address the following guidance:

53

54  x The retail and accessory uses, such as day care, restaurant, and service uses, may be integrated
55 within the ofice buildings, or a portion of the retail and accessory uses could be developed as
56 a small retail center. The retail center should be located adjacent to the western side of
57 Fairview Lake between the lake and Fairview Park Drive and should have a mimmum

58 25,000 square feet. If a retail center is developed, institutional uses are encouraged to be
59 located in this center. Drivéarough uses that are low traffic generators, such as financial
60 institutions and drug stores, may be considered provided hbadrivethrough facility is

61 integrated within a mukienant building and is designed in a manner that does not impact
62 pedestrian access. Other drieough uses are inappropriate.

63

64  x If institutional/governmental uses are incorporated into the develupmeditional intensity

65 may be appropriate if the institutional/governmental use generates no moteopeakaffic

66 than the planned office development and if development is consistent with théVidea

67 guidance.

68

69 x Office buildings should providstructured parking in order to presettie maximum amount

70 of undisturbed open space. Any surface parking should be buffered through berms and/or
71 landscaping.

72

73  x Atrail circulation system should be constructed through the office park.
74

75 X The area immediatelsdjacent to Sulonit 12 is part of the Holmes Run EQC and Fairview

76 Lake, which should remain @ermanenprivate open space.
77
78 x Building heights are envisioned to decrease toward the northern and eastern edgashef the
79 unit to provide a transition to the nearby developed residential neighborhoods. Heights should
80 be no more than 7 to 8 stories or 130 feet for the area adjadbatw@stern side of Fairview
81 Lake and the Holmes Run EQC. In the remainder of theisitbthe maximum building height
82 is 15 stories or 180 fedf a retail center is located adjacent to the west side of Fairview Lake,
83 office buildings located in the sthwestern portion of this sulnit, between-K95, Fairview

| 84 Park Drive and Arlington Boulevard, may be considered for a h&ightaseof up to 18
85 stories or approximately 230 feet provided that the parking is an integral part of the office
86 development amh additional open space above the current approved development plan is
87 provided. See the Building Heights Map, Figure 8, and the Building Height Guidelines under
88 the AreaWide Urban Design section.
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Mixed-Use Option: As an alternative to the baselirmplTax Map Parcels 49 ((1)) 73, 73A1,

73A2, 74A, and 74B are envisioned to develop as an economically and environmentally
sustainable mixedse neighborhood that complements the adjacent office buildings and
townhouse and multifamily communities, hontiie natural setting, promotes healthy lifestyles

and positive social interactions, and respects the surrounding residential communities through
appropriate transitions in use, scale and buffering. This option infills the existing development
pattern withnew, architecturally distinctive buildings in a pdike setting that integrate with, and
respond to, natural features in form, orientation, and materials. The site slesiggis expected

to provide an interconnected network of paths and bridges inewaneighborhoodhain street

DQG FHQWUDO SOD]D :DONLQJ DQG ELNLQJ WR GDLO\ DFWLYI
natural assets (Fairview Lake, Holmes Run Stream Valley, and the additional wooded areas) are
central to this visionDevelopnent under the Mixed)se Option is recommended only if neither

the previously approved office building nor the retail center recommended under the baseline plan
on Tax Map Parcel 49((1))74Bareis constructed.

Development under this option should conform to dbelicable AreaNide and baseline plan
guidancqgincluding recommendations for Alternative Usesll achieve the following:

Land Use:

x Development under thdixed-UseOption should not exceedtotal of approximately 2-11.42
million square feeto include a mixture of multifamily residential, office, suppa@tail and
service uses, and cultural and recreational amenities.

x Existing office development locatesh Parcel 73A2 and 74A should rema#s a non
residential use.

X The new residential component should consist of multifamily residential uses and should not
exceedl;06@B40units LQFORXIVDYHRUGDEOH KRXVLQJ DQG ERQXV GH
affordable dwelling unit program and workforce housing policy.

As an alternative to the previotlsreebullets, staff recommends the following language:

x Development under th#lixed-Use Option should not exceed total of approximately
2211. 75 million square feeto include a mixture of multifamily residential, office, suppettil
and service uses, and cultural and recreational amenities.

x Existing office development locateah Parcel 73A2 and 74A should rema#s a non
residential use.

X The new residential component should consist of multifamily residential uses and sbiojld
HIFHHG XQLWM DIOROGRHEVIHDJ DQG ERQXV GHQVLW\N S
affordable dwelling unit program and workforce housing policy.
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x Nonresidential uses should comprise no less than 40% of the total square feet of development

within the subunit.

Communityserving retail and service usese expected tosheuld-compriseapproximately

5% (up to approximately 90,000 SRI WKH WRWDO GHYidgdr Bhiede QsassV VT XD L
envisioned as an essential plamaking element of the developmep@rticularly in the
creation of a pedestriaRULHQWH G 3 PebdttalplavamtiehHwauld serve as a lively
community gathering pladecated in the southwest portion of the gulit between 495,
Arlington Boulevard, and Fairview Park Drive, as shown in the illustrative rend@tigare

298). Retail usesre envisioned tde located in the grounitbor of buildings that frame a
central plazaactivating the plaza with storefranind amenities such as outdoor café areas.
As an essential amenity for the developmentctrdral plazas expected to be constructed in

the initial phase of the new development, prior to the construction of development elsewhere
within the subunit. Retail and service uses may include such uses as health clubs, day care
and food services, as recommended in Merrifield Suburban CenteAlternative Use
Guidelines. Drivethrough uses, as well as standaloetail uses not otherwise connected with
other uses or site amenities, are not appropriate.

Figure 298. Sub-Unit I1 Mixed Use Option - lllustrative Rendering
(Depiction intended to help visualize development, but does not repitessole means of
achievingthe plan option)

Tax Map Parcel 44((1))74B comprises a manade peninsula of land east of Fairview Park
Drive and west of Fairview Lake that was created with the construction of Fairview Lake.
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160 Under the MixeeJse Option, neither the approved office building in this amwahe planned

161 retail centers appropriate as they are not consistent with Objective 9 of the Environment
162 section of the Policy Plan. Under this option, the area is planng@foranent, passiv@en

163 spaceand may be counted towards meeting meet thenGmace and Pedestrian System
164 Guidelines andthe countywide Urban Parks Framework, dependomthe designand

165 programming Tree Preservation as described in the subsequent guidance for-tn@tgab

166 expected. Trailsre expected tbe generally locatedutside of the Resource Protection Area
167 (RPA).

168 Design and Connectivity:

169

170 x Development proposals should demonstrate high quality in terms of site and building design,
171 architecture, materials, andtban park spaces, referencing the iconic office buildings an
172 naturalfeatures of Fairview Park, and emphasizing the pedestrian expeBeildig design

173 should utilize architectural variaticand; sculptural elementsind-publicart- that contribute

174 to the pedestrian experienaad should provide bird-friendly elementsconsistent withthe

175 countywide Urban Design GuidelinesvVolume 1 (countywide UDG).

176

177 SWDIIl UHFRPPHQGV UHWDR G5 ®HLaNtHeHrascetInd pada@riaph as it is

178 an amenity that is associated with the staffommended maximum of 1,060 residential uni

179

180 x The siting and design of buildings should engage the natural setting through such features as
181 natural materials, building @ntation, and breaks within the building massing. Building
182 heights are envisioned to decrease toward the northern and eastern edges cluttie sub
183 Heights of five stories and greater have the design flexibility necessary for integrating with the
184 naturalenvironment and providing a scale of development compatible with the existing office
185 park setting. The maximum building height for new buildings is 15 stories or 180 feet, with
186 the tallest buildings located near Arlington Boulevard adf3. However, bildings located

187 in the southwestern portion of this subit, between-495, Fairview Park Drive, and Arlington

188 Boulevard, may be considered for a maximum height of 18 stories or 230 feet provided that
189 the taller height does not negatively affect the farirthe development. See the Building
190 Heights Map, Figure 8, and the Building Height Guidelines under theWida Urban Design

191 section.

192

193 x A network of wellconnected, usable, publicly accessible urban parks should complement the
194 natural places toreate a variety of areas for active and passive recreation at each phase of
195 development. Aentral plaza on the southern portion of the-gnib, constructeds part of the

196 initial phaseis expected to bbuilt asan essential element of the development program. This
197 central plaza should be desigraia lively community gathering place wittultiple outdoor

198 activities andwhich may include an indoor, publicly accessibBmmunity spacéhat will

199 complement the reilaand service uses that surroundTibe plazamaysheuld- extendeast of

200 Fairview Park Drive on Parcel 44(1)) 74Aand-should-be-designedo promote pedestrian

201 activity and improved public accessnd visibility to the lakefront.The intersection of the

202 plaza and Fairview Park Drive should place modal emphasis on pedestrians by providing

203 design elements, such as signal priority, special paving, and curb extensipitserhance

204 this connection. Retail, service, and/or _cultural usektwo stories or lessnaysheuld-be

205 locatedon this parcebnd-should-beif well-integrated into the design

| Page6 of 41
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Saff recommendsetainingtheoriginal language in the preceding paragraph (lines 19%)
related to the community space and plag#enities. These amenities would be associated wjth

the staffrecommended maximum of 1,060 residential units. Staff concurs with task fprce
recommendation about the pedestrian modal emphasis, as follows:

SThis central plaza should be desigraeda livey community gathering place witinultiple
outdoor activities andn indoor, publicly accessibmmmunity spac¢hat will complement
the retail and service uses that surrountiheplaza shoul@xtend east of Fairview Park Drive
on Parcel 491((1)) 74A and should be designed to promote pedestrian activity and improyed
public access and visibility to the lakefromtie intersection of the plaza and Fairview Park
Drive should place modal emphasis on pedestrians by providing design elements, sych as
signal giority, special paving, and curb extensipieserhance this connectioRetail, service,
and/or cultural uses of two stories or less should be located on this parcel and shoule bg well
integrated into the desigh.

Lighting impacts should beninimized and shared and/or valet parking in nearby parking
structuresnaybe utilized to serve this retail areRublicly accessible urban parks, recreational

facilities, and natural spaces that are welhnected through tiai and sidewalks, such as

athletic fields, sports courts, outdoor fitness,/andF KLOGUHBIXLSOGBEBOW VKRXO!
provided to create a network of places for recreation, respite, and social interaction. These
spaces should meet the Open Space and fPiadeSystem Guidelines and the countywide

Urban Parks Framework ande designed in a manner to accommodate informal and
programmed activities.

X Ap-expansive network of pedestrian trails and sidewalks should connect workers, residents,

andyvisitors to the amenities within the subit, including the central plaza, Fairview Lake,
the Holmes Run Stream Valley, urban parks, and the development. Prapesapected to
provideconnections to the planned pedestrian/bike bridge acAss tio he west and enhance
connections to Land Unit J south of Route GBnsideration should be given to designing the
connections with enhanced security featukFesitures such as naturalized landscaping, shade
trees, seating areasublicart.—and other urbampark amenitiexan offer attractive resting
placesand other recreational opportunitesng the trails.

Saff recommends retaining the refereste 3An expansive network« ‘“and 3SXEO UK’
the preceding paragraph athey are amenites associated with the stafécommended
maximum of 1,060 residential units

Development under the MixddseOptionis expected tprovide a streetscape along Fairview
Park Drive that retains the qualities of the phkk settingand create seamlessransitions
between existing and new development and the natural arbasstreetscapehould-is
expected toincorporate wide landscampanels with a variety of trees and plantibgsveen
the street and sidewalk and trails. The streetsshpaldincorporate a variety of elements,
such as meandering trails, shade trees, pocket parkBc-art—street furniture, and natural
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vistas, toprovide an interesting and pleasant pedestemperience. Tree preservation is
expected to be ompnizedand usedo create groupings of mature trees within the streetscape.

SWDII UHFRPPHOGV UHWDR Q5 ®EaMHEeHrétetind da@riaph as it is
an amenity that is associated with the staffommended maximum of 1,060 residential uni

x Underground parking structures are encouraged to the extent feasible as they allow for compact
design that enhances opportunitiesdpen space and factive uses on the ground and upper
levels of buildings while minimizing noisend visual impactdancluding those from lighting
on surrounding uses. Wileeunderground structures are determined not to be feasible, parking
structures shdd be integrated with an associated buildittqough compatible facade
treatment andiesigned to minimizéoise and visuampacts. Architectural and landscape
screens are encouraged on theadeof parking structuresvhen visible from the public
realm, including during interim conditions. Staiatbne, freestanding parking structurese
discouraged. Surface parking shold limited to appropriate estreet parkingocations.
Existing parking lots with minor expansions may remain as development builasdsitould
include appropriate pedestrian connections.

Transportation:

A range of highguality transportation facilities including roadsass transifsud as a dedicated
circulator,andbus or shuttle servicgssidewalks bike facilities andtrails, are expected to be
provided to improve internal and external connectivity throughout the dewelipand to
destinations within Merrifield,including the portion of Fairview Park south of Arlington
Boulevard,the Dunn LoringMerrifield Metrorail station, theTown Center,the Fairfax Inova
Hospital, and the Inova Center for Personalized He@{#H), and to provide health and
environmentabenefits

X Improvements to the transit system, expanded pedestrian and bicycle nepaarksation
in_a future Transportation Management Association_and other transportation demand
management strategies are expected to be employed to reduce religimgenccupancy
vehicleswhile increasingnobility.

x Development proposals should provide enhancementsaketrails and sidewalk facilities
that are publiclyaccessiblendencouramg for people to safely walk or bike for some or all
of their daily needs. Lighting and other amenities should be provided where deemed
appropriate by the county.

X New development expected tashould-accommodate theonstruction of the planneedld5
pedestrian and bicycle crossimghich should b@ublicly accessible and located south.ee
Highway and north of Arlington Boulevard, as depicted in the county Bike Master Plan Map.

X Strateqgies are expected to be idestifand implementegith the initial phase of development
to improve the operation of the intersection of Yancey and New Providanesto alevel
RI VHUY loFhétter. This may includenew signage and striping at the approaches to the
intersectionas well aghe povision of a roundaboustop light, or another suitable devie
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the entranceway of Parcel 74Bat would improve turning movements onto and off of
Fairview Park Driveor potentially a secondary access fronthe Lakeford community.

Environment

X Tree Preservation: Thells-unit is characterized by intact stands of mature tree cover on the

western portion of the suimit, including resource protection areas (RPA) around tributaries

of Holmes Run and Fairview Lake. The vadeal areas of the site located within the RPA are
expected to be preserved as an environmental resource and natural amenity consistent with
Obijective 9 of the Environmental section of the Policy Plan. Additional areas of the site to be
preserved are expedtéo be identified with the initial phase of site development and carried
forward throughout the development of tiieighborhoodWithin areas of tree preservation,
removal of invasive species and regeneration of the vegetated understory should be
implemenied as deemed appropriate in coordination with the county in connection with new
development. Restoration plantings should consist ofimasive, native plantings capable of
enhancing the ecological functions of the forest and deterring pest species.

Stormwater Management: Holmes Run downstream of this land witdem designated by

the Virginia Department of Environmental Quality as being impaired for aquatic life, largely
resulting from the volume and velocity of stormwater runoff from impervioegsavithin the
watershedFairview Lake, designed as a regional stormwater pond to detain and treat runoff
from the approved office park at a rate equivalermidod forest conditions and not impact
downstream water quality, will continue to fumctifor stormwater management and volume
reduction. The existing wooded areas within this land unit provide stormwater benefits in
support of the AredVide guidance and recommendations tgpturing rainwater and
minimizing runoff through infiltration and eypotranspirationAs these areas are converted to
impervious cover (e.g., rooftops, road surfaces) through development, stormwater best
management practices that meeitstte requirements and help improve downstream drainage
and water quality conditiorese expectedo be implemented

As a goal, development on the site should retain rainfall from the peak-Hour, 1-year

storm through infiltration, evapotranspiration and reuse in order to adapt to the
increased intensity, duration, and frequency of stormevents and resulting rainfall
volumes At a minimum, Nnew developmenis expected tosheuld-retain the first inch of
rainfallthrough-infiltration—evapotranspiration—and/orreuse. Also, detention measures
that reduce the volume, peak flow, aradocity of runoff into Holmes Run to a rate equivalent

to good forested conditions are expectethéagoursued to the maximum extent practicalsle
determined by Land Development Serviceg-lexibility should be afforded in the application

of specific stornvater management approaches #wdiieve these recommendations, minimize
impervious cover, retain the benefits of éxsting forested conditions, and protect and restore
downstream water resources in furtherance of watershed management plan goaisindjret

the first inch of rainfall is demonstrated not to be fully achievablordination with Land
Development Serviceslternative stormwater management measures that retain as much of
the first inch as possible and result in at least equivalentfitserte the oneanch
recommendation may be pursu&iksign considerations may be given to other stormwater
runoff-related factors such as downstream flooding, drainage complaints, character and
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condition of downstream channels, and identified strisapairments.

The retention and detention targets for the land unit are consideredg-the highest
standards by theCounty. However, it is understood that with changesamditions, best
practices and technology, higher standards may be developed in the future. As stormwater
management policies evolve countywide, the land unit is expected to adhere to the targets listed
above or any superior standards that may be developed in thedutiwedimeof development

review.

The use of appropriate native plant materials in stormwater facility design is encouraged to
enhance biodiversity and habitat valaad improve environmental qualityThe use of
pesticides, herbicides and fertilizédms maintenancehould be minimized to the maximum
extent practical The use of nomative plant materials should be generally avoided unless it is
demonstrated that these plantings wdagtter achievéhese goals.

Noise:

The subunit is located adjacemd [-495, Arlington Boulevard and Lee Highway, all of which are
major_elements of theCounty circulation system and generate transportattated noise.
Adequate measures should be provided to premeghtive impacts on noise sensitive uses,
consistent with Objective 4 of the Environment element of the Policy Plan

Phasing and Public Facilities:

Developments expected tde phased to ensuresthdequate and timely provision sfipporting
infrastructure and public facilities capacity. Parksl aopen space, stormwater management,
schools or additional school capacity, and other public facilities will need to be available to meet
the demands generated by new developmeRaitfax County Public Schools (FCP&termins

that a school site isgeired to serve the increased population in this area, a fair share commitment
towardsite acquisition or buildingepurposing should be identified in collaboration with FCPS
preferably in advance of approval afiy application for residential developmethiat generates
additional student demankhnovative approaches, suchlasating school facilities with pasko

allow for the sharing of recreation facilities, or within buildings serving the other useslsaay

be considered.
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Sub-Unit 12

«

LAND UNIT J

Land Unit J is approximately 178 acres and is located at the southeastern quadrant of Arlington
Boulevard and-495 (see Figur€029). Existing development consists of a mix of office, hotel

and support retail uses on the western portion of the landnohitesidential and institutional uses
located on the eastern portion of the land unit. In addition, the Holmes Run Environmental Quality
Corridor, which runs through the middle of this land unit, is preserved as private and public open
space.

This landunit is envisioned to remain as developed, with the remaining undeveloped parcels to
develop with office usefetail uses may be included in the ground floor in the planned office use
on Tax Map Parcel 49((1)) 71 provided that the design and environmlergcommendations in
Subunit 12 can be achieved in this developméltte southern and eastern portions of this land

unit provide a transition between the more intense uses and adjacent low intensitjasaigle
development. This transition is providetbng thesouthern perimeter of the site through the
retention of a substantial open space buffer of no less than 250 feet which consists of existing tree
cover and additional landscaping, a portion of which may be needed for stormwater management.
Parkland associated witthe Holmes Run stream valley and the Providence District Recreation
Center provides the transition area along the eastern perimeter of the land unit.

Major transportation improvements, such as the construction of Fairview rar& and
intersection improvements at Arlington Boulevard, have been completed with the development of
this land unit.
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Guidance for evaluating development proposals is provided in the\Wid® Recommendations
under the Land Use, Urbddesign, Transportation, and Public Facilities/Infrastructure sections,
as well as in the following specifidandYunit recommendations.

Land Use

X

The 178acre southeastern quadrant of #H#9%/Route 50 interchange should be consolidated
for the purposef development of an employment center and related uses, and for residential
development.

Nonresidential uses should be limited to that portion of the site west of Holmes Run stream
valley. The site design of the nonresidential portion ofgilh@drant should have substantial
landscaped open space provided throughout the site and particularly to the south to eliminate
any impact upon nearby stable residential communities. At least 35 percent of the area west
of the Holmes Run stream valley skbbe preserved as landscaped open space.

Underground or multilevel structured parking is encouraged to preserve the maximum amount
of undisturbed open space.

The Holmes Run stream valley should be preserved as a stream valley park in accordance with
the county's adopted stream valley policy.

In order to limit its impact on the surrounding residential communities acknowledging the
capacity of the Arlington Boulevard-495 road network with improvements as noted in the
transportation section which follows, any proposal for an employment centetheo
southeastern quadrant of thé95/Arlington Boulevard interchange should have no more than
2.25million square feet of nonresidential development on the area west of Holmes Run stream
valley. The nonresidential development should consist of 1. @omsquare feet of office
space, 50,000 square feet of retail commercial space and a hotel. As an option, residential
space for up to 250 dwelling units may be substituted for approved nonresidential gross floor
area.

That portion of the quadrant eastldolmes Run, north and northwest of Falls Church High
School is planned for residential development not to exceed 400 dwelling units. Residential
uses in this area should be limited to three stories in height.

Approximately 3 to 5 acres of parkland shbibe provided (preferably contiguous to the
Providence District Recreation Center) to serve the future residents of this site.

Hotel/motel uses should be internal to the site and be integrated with the design and layout of
the site.

Retail commercial s should be provided to service primarily the demand for other
nonresidential uses on the site and integrated with the overall design and layout of the site.
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A substantial open space buffer of no less than 250 feet, with 300 feet deswabisting of

the existing tree cover and supplemented with additional landscaping should be provided along
the southern perimeter of the site to eliminate an adverse visual impact upon the detached
singlefamily residences to the south of the site. Thiffer should be dedicated to the county,

if appropriate, and maintained in its natural state. It is understood that a portion of this area
may be needed for stormwater management.

The height of all structures in the southern portion of the site sheuidlied to six stories
S0 as to be visually unobtrusive to the stable low density residential communities to the south
and east of the site.

The provision of lighting on the site and its structures should be visually unobtrusive to and
compatible with t nearby residences and adjacent communities. As a general rule, parking
lot lighting should not exceed 13 feet in height.

The small tract immediately south of the Route 50 corridor located off of Black Hickory Drive
is recommended for residential dey@inent to occur at the lower end of the proposed density
range (8 dwelling units per acre) and development should be buffered from Arlington
Boulevard. No direct access should be provided to Arlington Boulevard.

Transportation

x Development on Tax Map afcel 494((1)) 71 is expected to follow the transportation

recommendations for Stlbunit 11, and should accommodatsd provide a fair share
commitment towardsthe construction of a publlclv acceSS|blé95 pedestrian and bicycle
crossingth
Beuieva%d—as—pes&bleln coordlnatlon Wlth the development of Land Unlt K, Iocated
immediately across495 from the land unit, and as depicted in the county Bike Master Plan
Map. The design andlocation of the bridge should considethe needs of pedestrians and
cyclists of a \ariety of abilities, and should bdocated near but separated from Arlington
Boulevard in_order to provide a safe, comfortable, and direct path of travel. Other
locations for the planned crossing in Land Unit J may be considered if deemed an appropriate
location for the bridge by the county.

Vehicular access for planned nonresidential uses should be separate from access provided for
residential uses to the east of the Holmes Run stream v@pegifically,nonresidential uses

should access the site from Route 50 only, and such access sadatdted west of Holmes

Run stream valley. Vehicular access to residential uses in the northern portion of the site (north
and northwest of the Falls Church High School) should be via Jaguar Trail, wehitaular

access to residential uses in the scaghern portion of the site should all be via Camp Alger
Avenue. Jaguar Trail, Marc Drive and Camp Alger Avenue should be improved as necessary
to accommodate the additional residential traffic from this site. Camp Alger Avenue should
not connect with Mar Drive to the north; nor cross the Holmes Run stream valley.

X No onsite vehicular circulation across the Holmes Run stream valley should be permitted.
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Attachment Il

Any developerunder this option should abide by existing covenants running with the land to
neighboring civic associations, which covenants prohibit vehicular access to residential
communities south and east of the site.

In addition to the conditions stated above patiposals for vehicular access to this site should
meet with the approval of Fairfax County and the Virginia Department of Transportation and
the Federal Highway Administration, as appropriate. It is imperative that any vehicular access
design for thisdnd unit should be compatible with a solution for vehicular access to both the
northeastar and the southeastern quadrants. The primary basis of review should be the impact
of the proposal on (a) the safe and efficient operation of Arlington Boulevard49tj and

(b) the level of service on Arlington Boulevard495, and the ramps of the Arlington
Boulevard/t495 interchange. In particular, the level of land use activity planned under this
option is conditional upon the provision by the developef(a) transportation improvements

and transportation strategies (e.g., carpools, van pools, mass transit use) deemed necessary by
Fairfax County, and the Virginia Department of Transportation and the Federal Highway
Administration, as appropriate, to acamwdate the level of traffic generated by each phase of
the development of this site. Aaffic-monitoring program should be undertaken and
maintained by the developer to ensure the effectiveness of the transportation strategies.

The implementation of tlse transportation improvements and strategies is to be phased such
that the site is adequately served during all stages of development without adversely affecting
the safe and efficient operation of Arlington Boulevard aAé3.

Arlington Boulevard shoudl not be designed to exceed six through lanes east of Jaguar Tralil.

Environment

The Holmes Run stream valley should all be preserved as a stream valley park under the
provisions of the county's adopted stream valley policy and protected from adversiiiotpa
during and after the development of the site.

Non-vehicular access to and through the Holmes Run stream valley should be provided via
this site.

A substantial portion of the existing tree cover should be preserved as a natural open space
screen ad buffer, particularly along the periphery witd95 and Arlington Boulevard.

In order to control stormwater runoff from this site, any development proposal must include a
stormwater management plan, which meets the requirements and objectives piGairfey

for stormwater management in the Upper Holmes Run watershed. The prospective
developer(s) should provide for the control of any Jutestelopment peak discharge in excess

of the predevelopment peak discharge. In addition, the utilization of B&stagement
Practices (BMP) is strongly encouraged.

All federal, state and local air and noise standards should be strictly complied with as a result
of development on this site.
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Height Limit: For the northern and western portions this land unit, the maximum building height
should be 15 stories or approximately 180 feet. For the area to the east and south of Fairview Park
Drive, heights should be no more than 7 to 8 stories or 130 feet.e Bodith of the 13@ot area,

building heights should vary with buildings no more than 75 feet or 6 stories. Along the
southernmost perimeter of this land unit, a substantial open space buffer should be provided of no
less than 250 feet, with 300 feet dable. In addition to permanently preserving this open space
buffer area, the Holmes Run Stream Valley, which runs between the office development on the
west and the residential development on the east, should be preserved as permanent open space.
The astern portion of this land unit, which has developed with residential use, the maximum
building height is 40 feet (or 3 stories). See the Building Heights Map, Figure 8, and the Building
Height Guidelines under the Ared GH 8UEDQ 'HVLJQ VHFWLRQ °

Pagel6of 41



566
567
568
569
570
571
572
573
574
575
576
577

78
79
80

581
582
583
584
585

Attachment Il

MERRI FIELD SUBURBAN CENTER *LAND UNIT K
PROPOSED MODIFICATIONS

MODIFY : Fairfax County Comprehensive Plan, 2017 Edition, Area |, Merrifield Suburban
Center, as amended through July 31, 2018, Recommendations, WUaitd
Recommendations, pages-980:

SLAND UNIT K

Land Unit K, approximately 117 acressize located at the southwestern quadrant of Arlington

Boulevard and-#95, and-isplanned-for-office-use-up-to-1-75-million-square feet (see-Figdre 30).

is the location of the Inova Center for Peralizved Healt(ICPH) on what wasormerly the site

of a headquarters ahe ExxonMobll Corporatlonihls—land—unrt—is—em#srened—te—mnam as
oped:y ome-addition e-potentiabyetto-be-biltis land unit includes tributaries

to HoImesRun and—AeeeHm»(—@eeleas part of the Holmes Run watershedand largetreed

woodedareas adjacent te495, both of which are preserved @$vate open spaceA small

portion of the land unit is located within the Accotink watershed.

Guidance for evaluating development proposals is provided in the\Wid® Recommendations
under Land Use, Urban Design, Transportation, and Public Facilities/Infrastructure sections, as
well as in the following specific land unit recommendations.
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Attachment Il
Land Unit K is plannednd-developed-for-office-use an intensityf up to .35 FAR at the baseline
level. The former ExxonMobil headquarters buildings doeated along Innovation Park Drive
(see Figure B9). Development iémited-to planned and approved f&r75 million square feet of
approvedoffice, research, clinical, and education uaas may includeupportinguses such as
hote, GD\ FOHYWWDXUDQWY DQG VHUWXIHBEX WK ISYUIWDXYBUVHYYH
expansion, and/or reuse of the existing buildings should be consistent with guidelines for Existing
Uses and Buildingand Heritage Resource guidance undeitteaWide Land Use section, with
any neweffice structures retaining the substantial vegetative buffer and screening Hneas.
mature woodedreasare expected to bpreserved on #hsite to include the environmentally
sensitive areas associated with the tributaries of Holmes-Ret The mature stands of trees
along Gallows Road and Arlington Boulevard which screen and buffer the development from the
Amberleigh communityare also expected tobe preserved The maximum building height is
planned for 180 feetSee the Building Heights Map, Figure 8, and the Building Height Guidelines
under the AredVide Urban Design section.

Option

As anOption, the siteis envisioned to expand into a woithss, mixeelse, academic, research,
office, and clinical campus that strategicdiglancesnew development in e@oncentratedirban

form of taller buildings on compact footpringsdthe preservatiornf the mature wods in the
eastern and southern portiofes shown on Figur829) of the land unitas an environmental
resource. With the development of the campus, the woodedaeeasvisioned to contribute to

the health and wellness of the Merrifield community byvpalimg muchneeded green and
recreation spaces for public use that also solidify the significant, natural buffer to the areas outside
of theMerrifield SuburbanCenter.As the core vision for the campugwelopment in this manner

will promote grounebreakng innovation, environmental stewardship, and whole health (physical,
social, and mental webeing) for those people who livie, work on, and visit the campus.
Developmenshouldcapitalize on the proximity to the neighboring Inova healthcare facjlities

core areas within Merrifield, and access to major regional roadways. The design and programming
of the campusire expected tosheuld-strengthen muktimodal connections to the Dunn Loring
Merrifield Metrorail station and other destinatiomghin Merrifield, including the land units east

of 1-495, and contribute to the welleing of the residents in the surrounding Merrifield
communities through new amenities, infrastructure improvements, and health and wellness
facilities and programs.

The campus is planned up to an overall intensity of 0.70 FAR (up to 3,570,000 square feet of
developmentinclusive of new cellar spagesvith the potential for a future campus expansion to

1.0 FAR, as described in the recommendatibefow. It is expectedhat the development will

occur incrementallypver time, along withihe supporting infrastructure and public facilitibat

areto be completedommensurate with development.

The site designincluding trailsand open spacem the campusshould beplanned to facilitate
synergiesand connectionamong the mix of uses on site, the nearby Inova Health facilities, and
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Attachment Il
the neighborindand units andommunities. Theesearch, academic, office, and clinical functions
are envisioned to be core componerftthe campus. These functions nta complemented by
new housing and supported by retail, hospitality, and other commercial uses which may include
medical careandor continuing care facilities.This design is envisioned to foster an innovative,
collabordive, and thriving economic environment where ideas and best practices can be exchanged
quickly; entrepreneurship can be cultivated;,anstitutionalassets and natural areastbasite
can be leveraged to the benefit of the multiple users of the bderalopment and thiarger
Merrifield community.

The mature wooded argeahown on Figurd?9, including the areas around the central and southern
tributaries of Holmes Run and the stormwater management pomslexpected to be preserved

as an integral environmental and recreational resource on the cameastribute to the supply

of publicly accessible, natural spaces in the Merrifield communityi@hdffer the development

from noise and emissioriom 1-495. Tree preservation is a priority. Improvements should offer
opportunities for respite, renewal, and inspiratmallow people ofa variety ofages and abilities

to safely engage in activitieghile surrounded by nature, whether they are residents ogegs,
students, patients, or members of the general public visiting the site. Together, the built form
integrated with the natural, wooded area should promote mobility, health, arokemne)!

Proposals should conform to the applicable countywide aedWide Recommendations and
achieve the followng:

Land Use

X The majority of the land uses on the campus should consist of a mix of scientific and medical
research, higher education, clinical, and commercial uses anchored by established institutions
(e.g, Inova Health System, one or more universities, and other private or governmental
research institutions). Medicaffice space used for the reqular provision of offigesed, out
patient care by physicians should be limited to a portion of the former ExxonMobil
headquarters buildings.

X Under this Option_approximately1.45 million squarefeet of the new developmentis
envisioned to be generally balanced between (i) the Inova research, office, and healthcare
facilities, and (i) academic and research pars. These partnershipare integral to the
collaborative nature of the development

X Retail and service uses up to approximately 90,000 square feet should be provided. The retail
and service uses should meet the needsudding tenants, visitors, and the surrounding
communitiesThese uses should 8esigned as an integral part of thell new development
andshould be phased with the development of other uses within the respective burdings
order to provide amenities for employees, residents, and viditove-through or standalone
retail uses are not appropriate.

X Hotel use ofpproximately 120,000 square feet may be provided.

x Multifamily residential useand other housing accommodatiom&l€pendent livindacilities,
assisted living facilitiesand continuing care faciliti¢snay be appropriatd&rResidents within
these accomnodations shouldhave convenienticcessto a variety of on-site open and
recreational spaces, communrggrving retail uses, and other servicess quided by the
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OHUULILHOG 6XEXUEWide RBedtarviriH ahfl \Op&rJ $pBce System Guidelines
commensurateith developmentln total, hese useshould not exceed 705,000 square.feet
It is anticipated that, within that amount, there will bemaximumof 640 to 705residential
units(depending on unit sizanclusive of affordable housing and bonus densityexclusive
of housing accommodations requlatad medical care facilities (such as assisted living
facilities) and continuing care facilitieShe number of units may be adjusted if transportation
and public facilities impacts are shown to béfisiently addressed. These uss&sould be
allocated as follows:

Accommodation Type Square Feet (SF)

Housing toserve the university | 150,000- 268,000 SF
studentpopulation*
Age- or Ability-restricted uses** | 100,000- 385,000 SF

Additional multifamily residential Up to 455,000 SF
units
* This housing type should conform with all applicable local, state and federal laws, including
Fair Housing requlations.
** Age- or Ability-restricted usesnclude multifamily residential units restricted by age;
independentiving facilities; housing accommodations regulated as medical care facilities
(such as assisted living facilitiesprtinuingcare facilities and other similar uses.

At a minimum, the greater @0% of the noruniversity serving residential units or 12% of the

total QXPERHUUHVLGHQWLEEGB XRYMWSHGKRYX MGEIRUGDEOH KRXVLAQ
affordable dwelling unit progim and workforce housing policyAssisted Living and
Independent Living Facilities should provide affordable accommodatiomsistent with the
requirements of the Zoning Ordinanfoe such usesContinuing Care Facilities shouideet

the policies established in Appendix 14 of the Land Use Element of the Policy Plan.

Parks and Open Space

X Integral to development under this Option, the heavily wooded area generally to the south and

east of Innovabn Park Drive and the former ExxonMobil headquarters buildings is expected

to be retained as publicly accessible, private open space with tree preservation as an essential
element in the desigrs shown inFigure329 below, approximately 55 acres in theuthern

and eastern portions of the site are expected to remain as open space (iagpidiromately

34 acres of preserved wooded areas), wiedb®gnizing the need to accommodate amenities,

the approved stormwater pond, trails, utilities, paténtialfuture rightof-way dedication for

road improvements

Page?21of 41



Attachment Il

27
';28 Figure 329. ICPH Eastern Open Spaceand Tree Preservation Area
729

Legend:
[ Open Space (+55.20 AC)

‘ \‘ ' @’ @@Tree Preservation Area (+34.96 AC)
W
ommie | [Pt Do S il D lmmow v ||

7 3 O sngroung suvemy b ety Fairfax County, VA J"a%% Drawing #: 109289
731

32 X o—this—areto

33 nromote—Whe 3 bhysical d—social-webeing)—Active_and passive

34 recreational spaces should be providedoromote whole health (physical, mental, and

35 social welktbeing), such as wellness parks, meditation gardens, fitness stations, @patbes
736 that are centered around environmental management and health benefits from natural settings.
737 Pedestrian and bicycle circulation trails in the area shouldeobrio the development in the
738 land unit, including via the planndulcycle/pedestriarbridge across-#95 toLand Unit J
739 (Fairview Park South andthe bicycle and pedestrian trails on Gallows Road. Consideration
740 should be given to designing the-site sbrmwater pond within this area as a site amenity.
741 Commitments should be made tie maintenance of thetormwater pond faetity—and
742 landscamg andto other measures, such as lighting in appropriate locations and clear lines of
743 sight, to promotsafety inthe areaOpen space and recreational amenities should be accessible
';44 to users of a variety of ages aadilities and should be provided commensurate with new

45 development abovdhe existingl.2 milion square feet(as of September2019.
746
747 x A network of publicly accessible, privately maintained urban parks should be provided
748 commensurate with the needs of the usaanecting the benefits of the wooded area to the
749 development andreating opportunities for social interactighnlocal parkof 3-4 acres in size
750 that contains several recreational facilities, such as sport courts, adult outdoor fitness,
751 FKLOGUHOQYV SOD\ BDxiuié ldgawlon, SrhiF i@ads, wayfinding signage,
752 and/or other complementary usa#®uld be a&component of this network and function as a

53 gateway to the wooded aremndis expectedo sheuld-be provided with théirst residential

54 building initial phase—of developmen The urban parks should heell-connected through
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Attachment Il
sidewalks and trailsThe park paces and trail system should be visually evident (through
methods such as design and signage) and accessible from Gallows Road and internal streets.
The trail system should include urban plazas and pedestrian facilities at certain site
intersections withGallows Road. Features such as naturalized landscaping, shade trees,
seating areas, hardscape plazas, public art, play and fitness elements, and other urban park
amenities and facilities can offer attractive community gathering and event spaces, such as
fDUPHUTY PDUNHWY RXWGRRU FRQFHUWYVY Rbhese ¢’ HV DC
should meetthd HUULILHO G 6 X E X U f\Mi® Pé&ddspridnhtnd Opel Bgdiastem
Guidelines andDV QHHGHG WRHDEYP®XW] KHD @dwm b® avidEdH OO QH V
consistent witlthe countywide Urban Parks Framework.

Design and Connectivity

X Proposals should effectively integrate existing and new development through site layout and

design, landscaping, materials, aamtessA new system of welconnected internal streets
should create a series of compact blocks that support the developohentcanrage walking,
biking, and transit ridership. Thstreet network should generally expand westward from
Innovation Park Drive, which serves as a spine road through the land unit

x—Development proposals should demonstrate high quality in terms ahsiteuilding design,

landscaping, materials, and urban park spaces, to define a sense of place and enhance the health
and wellness of the residents, employees, patients, and viditeesdesign of the physical
environment has significant impacais dayto-day quality of life and can enhance or detract

from the overall wellness dfieusers of a building or a sitBuildings and site amenities should

be designed to be comfortable and accesgibla variety ofages and abilities and incorporate
amenitiego promotehealthyindoorair-quality, abundant natural light, connections to natural

areas, as well as other features that may be refined over time to support health

Buildings should be aligned with and @mted to internal streend attention should be given
to the treatment and expression of buildings toward Gallows Rbadstreetscape area should
include amenities such as sidewalks, plazas, street furngiaele trees, andndscaping.
Further quidnce for building and streetscape desigicluding bird -friendly design, is
provided in the Urban Design Guidelings Fairfax County Commercial Revitalization
Districts and Areas,_Volume |.

Underground parking structures are encouraged to the extent feasible as they allow for compact
design that enhances opportunitiesdpen space and factive uses on the ground and upper
levels of buildings while minimizing noisend visual impactsncluding those from lighting

on surrounding uses. Wileeunderground structures are determined not to be feasible, parking
structures shdd be integrated with an associated buildittqough compatible facade
treatment andlesigned to minimizéoise and visuampacts. Architectural and landscape
screens are encouraged onfasadesfacadeof parking structuresncluding during interim
conditions. Stan@lone, freestanding parking structureme discouraged. Surface parking
should be limited to appropriate -street parkindocations. Existing parking lots with minor
expansions may remain as development buildandshould include appropriate pedestrian
connections.
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802 x Building heights shoudl vary across the site to create visual inter&iildings that are five

803 stories and greater havbet design flexibility necessary for successfully integrating the
804 proposed buildingsvith the existing nonresidentiblildings on and surrounding the sied

805 would provide a comparable and compatible scale of developBwiiding heights in general
806 are limited to 180 feet; however, the incorporatiométaller building on the northern end
807 of the land unitind internal to the site that contributes tokwesrifield skyline may warrant a
808 building height increastm a maximum of 230 feet provided that the taller building does not
809 neqgatively affect the urban formCompatibility with the adjacent Amberleigh community
810 should beaddressed through the buildimpacement and desigand by tapering building

811 heights along GallowRoad. See the Building Heights Map, Figure 8, and the Building Height
812 Guidelines under the Ared/ide Urban Design section.

813

814 x The streetscape design should generally adhere to the Urlssgm@euidelines for County
815 Revitalizatbn Districts and Areas. Consistent witie Urban Design Guidelines, innovative
816 design approaches that respond to thesgigific context are encouraged.

817

818 x A variety of urban design strategiagee expected tbe pursued to ensure that the campus is
819 functionally and visually compatible with the samnding residential, commercial, and
820 institutional uses across Gallows Road. Tree preservation areas should be uthiaédrto
821 new buildingsand structures, particutly in areas directly across from themberleigh

822 community (approximately south of Wilv Oaks Corporate Drive and north of Townsend
823 Drive). Where tree preservation areas are not practical, buildgiingnts along Gallows Road
824 should graduallytaper down toward the adjacent residential uses across the roddikay

825 design strategies, suchs anatural and architectural screens, building orientation, and
826 supplementary landscaping, shouldcbeasidered as wellBuildingsshould stimulate interest
827 through varied architectural form and relief, and provide ground floor elements, such as
828 entryways that create @ attractive and interesting pedestrian experiembe. primary site
829 entrancse oppositeWillow Oaks Corporate Drive and at Peterson Discovery Drive should be
830 designed to invite pedestrians, cyclists, and motorists into the caBuyolengs located near
831 the primary site entrances should be brought close to the Gallows Road frontage and interior
832 roads and sidewalks to activate the street and create varied activity areas. Buildings located
833 directly across Gallows Road from tiva Rairfax Hospitalshould be designed to contribute
834 to theplannedsouthern gateway into the Merrifield Suburban Center.

835

836 Transportation

837

838 High-quality pedestrian and bicycle facilitiagad transit services are expected to be implemented
839 with and supportive adach phase of development to provide multiple transportation options for
840 people who live in, work on, and/or visit the camparsd toadvance health and wellness goals
841 of the campus

842

843 To support development under tption, bicycle and pedestrian improvements, as described
844 Dbelow,are expected tbe implemented to ensure appropriate, comfortaalie,and convenient

845 methods for bicyclists and pedestrians to travel:

46 x Construction of a minimurhO-foot-wide, bi-directiona cycle track orthe east side
47 of Gallows Roadas part ofthe Gallows Road improvements

48 X Construction of a minimum-8ot wide sidewalk on the east side of Gallows Road
49 as part of the Gallows Road improvements
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x Provisionat the northern end of the sfte the planned pedestrian and bicycle bridge
across 4495 that connects the site with Land Unit J (Fairview Park $oaiting
with a fair share commitment towards bridge construction

x Development of a publicly accessilaidernal pedestrian and bicycle network
phased-with-the-new-developmenthat connects to the planned95
pedestrian/bicycle bridge, to Gallows Road, and to future development within the site

X Development of a coordinated pedestrian and biasiobeilation system plan that
demonstrates how the site will connect to nearby destinations, including the Dunn
Loring-Merrifield Metrorail Stationthe Town Centednova Fairfax Hospitaland
Annandaleas well as the land units east &f95. Opportunites to improve the
connectivity of the pedestrian and bicycle network in the area serving the site,
includingacross Arlington BoulevarbwardsDunn LoringMerrifield Metrorail
Station and the Town Centerttte north andacross 4495 towardsAnnandale ad
the land units to theastare expected tbe identified.The plan should analyze
interim conditions and the improvements necessary to provide enhanced multimodal
connectivity at all phases of development.

X Provision of refuge areasd clear markings, where appropriate, at pedestrian
crossings

Xx 3URYLVLRQ RI ELF\FOH SDUNLQJ LQ DFFRUGDQFH ZLWK
Guidelines.

X Provision of pblic bike share stations.

Transit service is vital to the success of this land unit, whether it is integrated into existing or
future publicservice otis provided as a separate supplemental service. To support development
under thiOption, development proposalse expected tooordinate and ensutbe provision of
transit service that supports activity to and from the land unit. The transit service should circulate
in the Merrifield area and conneckthkite to other major destinations, such as the Inova Fairfax
Hospital,the Town Centerthe DunnLoring-Merrifield Metrorail Station, anthe land units to
the eastThe service could be provided privately or through support of expanded public services.
Partnershipsire expected tesheuldbe pursued with other stakeholders in the Merrifield Area to
coordinate transportation and trip reduction services, including through the formation of a
Transportation Management Association.
X Transportation demand managem@idM) measures thatllow thesite toexceed

thesingle occupancy vehiclainimum trip reduction targets established in the

Merrifield Areawide Guidance should be implement@dch measures could include,

but are not limited to, hiring a TDM coordinator, providing transit passes for

enployees and residents, and providing shuttle services.

Use of emerging technology is recommended to improve the efficiency of all modes of
transportation to and from the site. This could include the following:

X Autonomous vehicles,

X Innovative transit dations,such as retrofitting turning lanes for bus rapid

transit, grid -based and express transit systems, and publprivate partnerships

Reattime travel and parking information,

Dynamic messaging, ofr,

x Other improvements that can be shownirtprove the efficiency of the site and
improve travel along Gallows Road.

x

x
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Attachment Il

An improved multimodal transportation network should be implemented, commensurate with

development phases and predicated on the following roadway improvements, or suitable

alternatives (that achieve similar mitigation levels), as deemed acceptable by the county:

X Ramp and bridge improvements to increase capacity and improve traffic operations at
the Gallows Road and495 interchange

X Intersection improvements on Gallows Rdstween Route 50 and Woodburn Road
to improve northbound, eastbound, and westbound movements

x Ramp improvements from/to eastbound Route 50 at the Gallows Road interchange

x Creation of a fourth southbound lane on Gallows Road with the conversion of the
existing rightturn lane to a shared through/right lane. This improvement can be done
aseither an interim or permanent solution to support this development level, with the
lane potentially being repurposed for transit, streetscape, or othen ubeduitue.

Environment

X TreePreservationCommitments to the preservation and restoration of the mature wooded area

as shown orfrigure329 are a priority, andire expected tbe provided at the initial phase of

the _developmenabove the existing 1.2 million square feet(as of September2019 and
carried forward throughout the development of the campus wédegnizing the need to
accommodate amenities, the approved stormwadrd, trails, utilities, angotentialfuture
right-of-way dedication for road improvemenBemoval of invasive species, regeneration of
the vegetated understory, and restoration of the stream tributaries should be implemented as
deemed appropriate in coordination with the county in connection with new development.
Restoration plantings should resist of norinvasive, native plantings capable of enhancing
the ecological functions of the forest and deterring pest spétitse western portion of the

land unit, efforts should be made to presepeetionsof the mature stands of trees along
GallowsRoadas may be appropriate and practical, consistent witlieéhé&h and wellness
goalswvisienfor the campus.

Stormwater Management: Both Holmes Run and Accotink Creek downstream of this land unit

have been designated by the Virginia Department ofrBnmental Quality as being impaired

for aquatic life, largely resulting from the volume and velocity of stormwater runoff from
impervious areas within these watersheldse existing wooded areas within this land unit
provide stormwater benefits in suppoftthe AreaWide guidance and recommendations by
capturing rainwater and minimizing runoff through infiltration and evapotranspiradsn

these areas are converted to impervious cover (e.g., rooftops, road surfaces) through
development, stormwater best magement practices that meetsite requirements and help
improve downstream drainage and water guality conditions are expected to be implemented.

As a goal, development on the site shouletain rainfall from the peak 1-hour, 1-year
storm through infiltration, evapotranspiration and reuse in order to adapt to the
increased intensity, duration, and frequency of storm events and resulting rainfall
volumes.At a minimum, Nnew developmenabove the existing 1.2 million square féa$
of September2019 is expected tgheould -retain the first inch of rainfathrough-infiltration—
evapetranspiration—and/orreuse Additionally, major renovations of existing buildings
should consider methods for implementinge tlmneinch retention standard. For all
development orthe site with inadequate outfalldetention measuresre expected to be
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Attachment Il
implementedhat reduce the volume, peak flow, and velocity of runoff into Holmes Run and
Accotink Creek to a rate equivalent to good forested conditions tonthémum extent
practicableas determined by Land Development Services

Flexibility should be afforded in the application of specific stormwater management
approaches thaachieve these recommendations, minimize impervious cover, retain the
benefits of theexisting forested conditions, and protect and restore downstream water
resources in furtherance of watershed management plan goals. If retaining the first inch of
rainfall is demonstrated not to be fully achievable in coordination with IRadklopment
Services, alternative stormwater management measures that retain as much of the first inch as
possible and result in at least equivalent benefits to thenocherecommendation may be
pursuedDesign considerations may be given to other statawrunoffrelated factors such

as downstream flooding, drainage complaints, character and condition of downstream
channels, and identified stream impairments.

The retention and detention targets for the land unit are considered among the highedsstandar
by thecCounty. However, it is understood that with changes in conditions, best practices, and
technology, even higher standards may be developed in the future. As storm water management
policies evolve, the land unit is expected to adhere to the ¢aligetd previously or any
superior standards that may be developed in the fatuhe time of development review

The use of appropriate native plant materials in stormwater facility design is encouraged to
enhance biodiversity and habitat value dntprove environmental qualityThe use of
pesticides, herbicides and fertilizestsould baninimized to the maximum extent practical for
maintenance. The use of roative plant materials should be generally avoided aritas
demonstrated that theseptings would be consistent with these goals.

Stream Evaluation: An evaluation of the central and southern streams that flow within the
southern portion of this land unit should be conducted prior to development in coordination
with the Department of Public Works and Environmental ServiceBdpatment of Planning

and Development, and Land Development Services. Appropriate measures that are needed in
order to mitigate otsite impacts anthereby support the goals of the Holmes Run Watershed
Management Plarshould be identified in the evaluatiordamplemented in connection with
development of new stormwater management improvements in the southern watershed

Phasing and Public Facilities:

x Developmentis expected tdbe phased to ensutbe adequate and timely provision of

supporting infrastructer and public facilities capacityParks and open space, stormwater
management, schools or additional school capacig, gther public facilities should be
sufficient to address the demands generated by new development. If Fairfax County Public
Schools (F®@S) determines that a school site is required to serve the increased population from
the development, a fair share commitm&ward site acquisition or building repurposing
should be identified. This commitment shoulddased on a contribution formulatdemined

by FCPS and Fairfax Countand should be identified in advance of approvalofpplication

for residential development. Innovative approaches, such as locating school facilities with
parks to allow for the sharing of recreation facilities, or within buildings serving the other uses,
may also be considered.
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Attachment Il
X Proposals thatlevelopportions of the land unit in phaseblould demonstrate how future
development can occur in conformance with the land unit recommendations

Heritage Resources

The former ExxonMobil headquarters buildings on the site have been repurposed and are planned
to _remain with the development of the campus. Should the buildings be proposed for
redevelopment, the buildings should be evaluated for potential historic and architectural
significance consistent with Merrifield Aré&ide Guidance and theCountywide pPolicies for

Heritage Resources. Further, the land unit contains substantial undeveloped areas that may contain
archeological resources. Archeological survey work should be conducted consistent with the
Merrifield AreaWide Guidance.

Future Campus Expansion

The campus may be expanded up to a maximum ultimate intensity of 1.0 FAR (up to 5,000,000
square feet of development) on the land unit, predicated on the achievement of and continued
commitment taall of the previous conditionset forth above fothe 0.7FAR development level,
including the preservation and enhancement of the woodedharg@wn on Figure 38a-the
easternportion-of-the-site This ultimate intensity wuld be consistent with thielerrifield Area

wide Guidance and th@anned intensity of the developmédption on the adjacent Inova Fairfax
Hospital within SubUnit M1, and the continued preservation of the wooded areas on the eastern
portion of the site will provide welllefined transition areas and buffering to the gamities

outside of the Merrifield Suburban CentBxrevelopment above 1.0 FAR is not appropriaider

this option

The majority of the development should remdedicated toscientific and medicatesearch,
higher educatior;linical andoffice uses andghould be supported by@sser amount of housing,
hospitality, and othecommercialuses.The office, clinical, research, and education components
may be increased up to a total of 2.43 million square feet, above the baseline. Hotel use may be
increasedip to a total of 340,000 square fdettotal, multifamily residential uses, independent
living, assisted living, and continuing care facilitesuld not exceed a total of 940,000 square
feet It is anticipated that, within that amount, there will beaximumof 850to 1,000residential
units(depending on unit sizginclusive of affordable housing and bonus density, but exclusive of
housing accommodations requlatedrasdical cardacilities (such as assisted living facilities) and
continuing care facilitiesThe number of units may be adjusted if transportation and public
facilities impacts are shown to be sufficienttideessed. These usg#wuld be allocated as follows:

Accomnodation Type Square Feet (SF)

Housing toserve the university | 310,000- 380,000 SF
student population*
Age- or Ability-restricted uses** | 100,000- 460,000 SF

Additional multifamily residential Up to 530,000 SF
units
* This housing type shoulcbnform with all applicable local, state and federal laws, including
Fair Housing requlations.
** Age- or Ability -restrictedusesinclude multifamily residential units restricted by age;
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Attachment Il
independentiving facilities; housing accommodations regqulated aslioa care facilities,
(such as assisted living facilitiesprainuingcarefacilities, and other similauses.

Site design features and amenities should be expaided already implementedy taddresshe
needs of thedditional residents, employees, and visitors. One additional building up fe€t30
may be appropriai@rovided that the taller buildinig located at the northern end of the land unit
and internal to the sitend does not negatively affect the urbarrh by taking away from the
pedestrian_experiencé continued emphasis should Ipéaced on implementing higduality
pedestrian, bicycle, and transit facilities supporting each phase of development to provide multiple
transportation ajpons for people whdive in, work on, and/or visit the campusuch as the
following:
X__Increasedshuttle services
X__Additional fair share commitments towards construction of the bicycle and
pedestrian bridge across 1495
X _Additional TDM commitments to reduce single-occupant vehicle trips
Expansion of the trail system
X_Commitments towards construction _of a bicycle and pedestrian bridge over
Gallows Road to connect the site with the Inova Fairfax Hospital.
X__Showers, lockers, and other facilities to suppomon-automotive modes of travel
X__Study alternativesto improve bicycle and pedestrian connectivity and safety at
the Route 50 and Gallows Road intersection, including through apotential
parallel and/or grade-separated crossing

X

A study of transportation conditions at the maximum ultimate development level of 1.GsFAR
expected o EHFROGXFWHG LQ FRRUEBXQMWI\R OHR DW WEBWMS\R UWDW L |
determine thelevelopmenf V._W U D Q \nhactd wnd teLirRptbvementsecessary to mitigate

the impacts above a 0.7 FAR an acceptable levelThe study is expected to analyze the
GHYHORSPHQWTV WUDQVSRUODWDOWAIRABR&YBDIEGWVHHRRKD AL WK D
improvements, such as the planned widening of Leehwky and Arlington Boulevard

Mitigation measures should be implemented commensurate with development phagsgth and
sensitivty to environmental needs. This includes having each of the improvements listed above
under a 0.70 FAR plus each of the necessary following improvements (or suitable alternatives that
achieve similar mitigations levels) in place:

X Removal of the-495 Outeloop weave/merge between Route 50 and Gallows Road
X Completion of the auxiliary lane between Gallows Road and Little River Turopike
the F495 QOuter loop

Other transportation improvements in the area may be considered as suitable alteoraifives
necessary, supplementso those listed abovdor implementation above 0.7 FAR. Such
improvements may include
X Improvements on Wellness Boulevard, from Woodburn Road to Willow Oaks
Corporate Drive, to create a continuous naath road parallel to GallowRoad
(provision of additional access to this road for developments that also have access to
Gallows Road could be considered)
x Extension of Wellness Boulevard over Route 50 from Willow Oaks Corporate Drive
to Gatehouse Road
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Attachment Il
Realignment ofGatehouse Road between Wellness Boulevard extension and Williams
Drive.
Extension of Williams Drive from Javier Road to Prosperity Avenue
Access modification on Route 50 between Gallows Road and Prosperity Avenue
Intersection improvements at Prosperityefiue and Route 50
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Attachment Il
MERRIFIELD SUBURBAN CENTER AREA-WIDE
PROPOSED MODIFICATIONS

MODIFY : Fairfax County Comprehensive Plan, 2017 Edition, Area |, Merrifield Suburban

Center, as amended through July 31, 2018, Concept for Faeéwsdopment: A Vision
for the Merrifield Suburban Center, pageS:4

330DQQLQJ 2EMHFWLYHV

The following objectives for the Merrifield Suburban Center provide a general framework to
achieve this future vision.

X

Encourage revitalization and redevelopment of portions of the Merrifield Suburban Center to
create more attractive and functionally efficient commercial and residential areas with
pedestrian and bicyclgiendly transitoriented environments.

Ensure a attern of land uses that promotes stability in the adjacent residential areas by
establishing transitional areas to prevent commercial encroachment on these adjacent areas.

Create focal point(s) within the Town Center and the Transit Station Area wiveteaent
should be more intense and have a more urban form through the use of appropriate building
heights, setbacks, building bulk, and site design.

Strengthen the employment base by transforming key office campuses into vibrantusgxed
places thatcomplement the focal points, leverage innovative technology and strategic
partnerships, and promote public access to privatetyed natural areas, while ensuring
appropriate transitions to established residential communities.

Encouragemixeduse development that includes pedestrian, bicytlansit and auto
circulation systems that integrate the development both internally and externally, resulting in
transitoriented and pedestridgriendly environments.

Encourage the development afditional housing (including affordable dwelling units) in the
Merrifield Suburban Center so that employees may live near their workplace and transit
services, in order to reduttee number and length of commuter auto trips.

Capitalize on the concentrati@and mixture of land uses and the proximity to Dupnng-
Merrifield Metrorail station to enrich the identity of the place and promote collaboration in the
implementation of the vision, through such strategies as anwadea Transportation
ManagemenfssociationAdtherity-, transit serviceandcrossmarketingamongemployers
housingproviders, and services.

Develop a cohesive roadway system that provides a more extensive grid of streets to serve the
Town Center, Transit Station Area, and the area between.

Establish a streetscape hierarchy along the roadways that will visually unify the Merrifield
Suburban @nter and increase connectivity for all modes.
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